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PRECEDENT & BREAKDOWN

PLAINS ROAD CORRIDOR URBAN DESIGN GUIDE-
LINES JUNE 2006

KIRKOR ARCHITECTS AND PLANNERS HAVE PREPARED THE FOLLOWING URBAN DESGIN BRIEF ON 
BEHALF OF NATIONAL HOMES (plains road) LP IN SUPPORT OF applications to amend the 
official plan and zoning by-law. KIRKOR HAS USED THE CURRENT “PLAINS ROAD CORRIDOR 
URBAN DESIGN GUIDELINE (2006)” AS A REFERANCE FOR ADDRESSING TOPICS LIKE SETBACKS, 
MASSING, BUILDING DESIGN, AND STREETSCAPE DESIGN.

THE BREAKDOWN OF THE BRIEF IS ORGANIZED IN the following manner: FIRST, A QUOTE FROM 
THE GUIDELINE IS NOTED ON THE PAGE ALONG WITH OUR RESPONSE. THE SECTION QUOTED 
HIGHLIGHTS THE AREA OF CONCERN  AND IS INCLUDED AS A REFERENCE FOR OUR RESPONSE, 
WHICH THEN EXPANDS ON OUR COMPLIANCE WITH THE GUIDELINES. SECOND, DIAGRAMS 
FOUND WITHIN THE GUIDELINE ARE EXTRACTED AND USED AS A REFERENCE FOR
UNDERSTANDING THE PROJECT’S DIAGRAMS, which illustrates OUR RESPONSE IN A GRAPHICAL 
WAY. 

BELOW ARE EXAMPLES OF HOW THIS IS PREPARED IN THE URBAN DESIGN BRIEF - 

SECTION OF GUIDELINE BEING QUOTED:

OUR RESPONSE:

“5.3.1.6 Regional Commercial Guidelines
Built form should be located in close proximity to the street and facing the primary street.  
Where a large development property is located on a corner, the built form should feature a smaller 
building or a portion of the larger building in that area, located close to both streets. 

Smaller buildings or the corner portion of larger buildings should be located near main entry drives 
and address the streetscape to form gateways. Building entrances should be visible to motorists and 
pedestrians from the streetscape.  Pedestrian and vehicular movement on regional commercial sites 
should be designed to foster a sense of commercial “streets”. 

Paved pedestrian walkways from parking areas to the building shall be illuminated and clearly 
demarcated by paving material, change in grade elevation or other appropriate means. Parking areas 
should have landscaped islands at the ends of parking aisles. Parking structures should be screened 
from Plains Road and should have complimentary architectural treatment to adjacent buildings.”

“two seperate buildings are located within a short setback to the proPerty line of the primary street 
being plains road.

the entry way to the remainder of the development is located between the two 8 storey buildings, this 
laneway is positioned closely to the corners and leads to townhouses as well as parking. 

the entrance at both buildings is placed at an angle at the corner so that iy is easily seen from the 
street as well as the pedestrian sidewalk, while being distinct and seperate from the entrances to the 
commercial units. 

paved walkways lead from lay-by parking to the commercial units. lanDscapING IS PLACED between 
the parkIng and commercial units to ensure a visual sepAration. visitors COMMERCIAL parking is 
removed from the plains road and placed within the development.” 

(page 5-21, PLAINS ROAD CORRIDOR URBAN DESIGN GUIDELINES JUNE 2006)
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270 SHEPPARD AVENUE WEST, TORONTO, ON
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Precedent Rendering
1177 DANFORTH AVENUE, TORONTO, ON

PRECEDENT & BREAKDOWN

PLAINS ROAD, BURLINGTON, ONTARIO
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CONTEXT PLAN & SITE PHOTOGRAPHS

CURRENT SITE & BUILDING CONDITIONS

A

C

D

VIEW FROM PLAINS ROAD SOUTH EAST

VIEW FROM PLAINS ROAD SOUTH

VIEW FROM PLAINS ROAD SOUTH WEST

VIEW FROM ABOVE PLAINS ROAD LOOKING SOUTH WEST

BURLINGTON GOLF 
COURSE



October 30, 2017 11

Urban Design Brief

Maplehurst District
Burlington, Ontario
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OUTLINE OF TOWNHOUSE DESIGN
 
PLAINS ROAD LANDSCAPE

nts

description
The subject lands are located in ward 1, within 
the aldershot neighbourhood of the city of 
burlington. The subject lands are municipally 
addressed as 484 plains road. 

The subject lands are bounded by existing low 
density residential uses to the south, maplehurst 
public school to the north, and commercial and 
retail uses along plains road. 

plains road
plains road is an arterial east-west corridor that 
features a mixture of commercial, residential, 
industrial and institutional purposes. It is 
serviced by four main bus routes. A bus stop is 
located at the main vehicular entrance, providing 
direct weekday and weekend access to hamilton 
go station, aldershot go station and burlington 
go station, among others. 

the development concept
the proposed national homes development is 
comprised of seven stacked townhome blocks 
comprising of 12 to 24 units, making a total of 
117 stacked townhome units. two apartment 
buildings along plains road form an active 
pedestrian-friendly streetscape. These buildings 
provide 998.5 sq.m. of commercial/retail space at 
the ground floor and 280 residential units.

the proposed development is envisioned to 
be an attractive, cohesive, pedestrian scaled 
residential community that will provide for 
the intensification of under-utilized lands and 
assist with the transit-supported goals along 
the plains road corridor. high quality landscape 
and architectural treatments will harmonize 
with the existing character of the community to 
create a vibrant development.

The preservation of existing mature trees along 
the southern, eastern and western property 
limits provides a lush green backdrop and buffer 
between existing and proposed land uses. the 
majority of the existing trees will be preserved 
and incorporated into the landscape buffers 
community development. existing boulevard trees 
along brant street are also to be preserved 
where possible.

general project description
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landscape elements

landscape vision
The landscape design will provide a distinct palette of 
features which will provide visual character and identity, 
creating a sense of place.

The landscape and built form will provide opportunities 
to reflect the character of the City’s vision for the 
maplehurst district, as outlined in the plains road 
corridor urban design guidelines. Articulation and scale 
of the streetscape will support an active streetscape at 
the pedestrian level. A pedestrian friendly streetscape 
encourages residents to access amenities located within a 
close proximity of the site.

plains road streetscape
•	the proposed buildings will be set close to plains road 

to better define the street edge and to create a positive 
street-to-building relationship. the public-private 
interface will be delineated with enhanced landscaping 
treatment consisting of street trees, ground cover, 
walkways, lighting and street furnishings.
•	existing boulevard trees along plains road are to be 

preserved (where possible), protected, and enhanced 
with additional planting to create a constant lush 
green boulevard. a second row of ornamental trees is 
proposed in planters between the pedestrian sidewalk and 
the commercial entrance. This forms a second parallel 
walkway, helping reduce the congestion and providing 
refuge from the busy street.
•	lay-by parking spaces are proposed along plains road for 

convenient access to commercial/retail store front. 
•	a concrete walkway at the main vehicular entrance 

interconnects the internal pedestrian network to the 
plains road municipal sidewalk.
•	walkways to the commercial units from plains road shall 

be distinguished by unit paving.
•	MAIN ENTRANCES TO THE RESIDENTIAL LOBBIES ARE 

STRATEGICALLY LOCATED AT THE NORTH-WESTERN AND NORTH-
EASTERN CORNERS OF THE SITE to distinguish them from the 
retail entrances along the Plains Road Frontage.. THESE 
PEDESTRIAN ENTRANCES WILL BE emphasized WITH decorative 
paving, planting, street furnishings and SUFFICIENT 
LIGHTING TO ensure a friendly and safe EXPERIENCE for 
pedestrians.

mid-storey tower courtyard
•	 main entrances to the apartment buildings shall be 

highlighted with feature landscape elements such as 
decorative unit paving, planting and lighting. 

•	 private tenant patios shall be screened with 
ornamental planting and decorative metal fence.

•	 ornamental planting shall be used to help screen 
parking areas.

•	 bike parking shall be conveniently located adjacent to 
the main entrances.

stacked townhome landscape
•	the internal streetscape shall include large canopy 

deciduous trees planted at regular spacings.
•	ornamental foundation plantings are provided at the 

entrances and exposed end units flanking the private 
condominium roads. Ornamental plantings shall consist 
of ornamental flowering shrubs, coniferous shrubs and 
ornamental grasses and perennials. These plantings will 
soften and enhance the architecture of the built form as 
viewed from the adjacent street.
•	front walkways shall be defined with decorative unit 

paving.
•	 pedestrian entrances to underground parking shall be 

well lit and delineated with decorative unit paving.
•	 fencing design (such as corner lot privacy fencing) 

shall be consistent throughout the development and 
complement the built form.

•	a rear-yard condition for the ground-level units shall 
include wood privacy screens, concrete patios, shade 
trees and sod. 

existing tree preservation
•	 existing boulevard trees along plains road shall be 

preserved and protected, where possible. 
•	 existing trees along the western, southern, and eastern 

property limits shall be preserved, where possible. this 
will provide a lush green backdrop to the development 
and an enhanced the buffer adjacent to existing 
residents which will reduce “over look” issues and 
maintain privacy.

•	 any gaps within the existing tree cover around the 
perimeter shall be supplemented with additional buffer 
planting.
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STREET PLANNING PROPOSED BY 
GUIDELINE

PARKING

TREE LAYER

TREE  LAYER

LIGHTS

BUILDING

STREET PLANNING PROPOSED BY 
KIRKOR

PARKING

TREE  LAYER

TREE  LAYER

LIGHTS

BUILDING

LAY-BY PARKING

LIGHTS

existing boulevard trees 
along plains road are to be 
preserved, protected, and 
enhanced with additional 
planting to create a 
constant lush green 
boulevard. a second row of 
ornamental, high-branching 
trees is proposed in planters 
between the pedestrian 
sidewalk and the commercial 
entrance to improve the 
quality of the pedestrian 
experience. a handful of 
lay-by parking spaces are 
proposed along plains road 
for convenient access to 
commercial/retail store 
frontage. the majority of 
parking is provided at the 
rear to ensure a continuous, 
high-quality streetscape 
frontage. strategically 
placed planting areas are 
used to screen at-grade 
parking areas. 

“5.2.6.1 - boulevard trees
A continuous row of street 
trees should be planted 
in sodded boulevards 
whenever conditions permit. 
 
Trees planted in front of 
retail storefronts should 
be high branching with a 
light canopy in order to 
allow for  safe pedestrian 
movement underneath and 
maintain visibility to the 
storefront and signage.  
Recommended species 
include Honey Locust and 
Common Hackberry. Existing 
at-grade parking should be 
screened with a continuous 
bed of low shrubs, 
perennials and grasses. A 
spacing of 8-10 metres apart 
for trees is recommended in 
this district. “
(page 48, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

LIGHTING WILL BE PROVIDED 
TO ENSURE SAFETY OF 
PEDESTRIANS, 
FREESTANDING LIGHTS WILL 
HAVE ELECTRICAL OUTLETS AND 
POLES THAT ACCOMMODATE 
BANNERS FOR ANY FUTURE 
EVENTS AND CELEBRATIONS BY 
THE CITY OR DISTRICT. also, 
THERE WILL BE additional 
LIGHTING ON THE BUILDINGS. 
this will be outlined in 
detail at the time of site 
plan approval.

“5.2.6.2 Lighting 
Light standards should be 
oriented towards both the 
roadway and pedestrian 
realm throughout this 
district. Fixtures could be 
combined on one pole or 
pedestrian lighting could be 
provided on separate light 
poles. These poles should be 
equipped with banner arms 
and electrical outlets for 
seasonal displays.”

“5.1.3 Street Trees 
Existing street trees along 
the Plains Road corridor 
should be preserved 
and enhanced through 
additional planting. Inter-
planting new trees between 
mature specimens will 
ensure that the parkway-
like character of the 
corridor can be protected 
in the future.  6-8 trees of 
the same species should 
be planted in any given 
street block to avoid a 
monoculture. Random 
changes in species should 
be avoided. Grouping like 
species in one area assists 
to unify the streetscape. The 
City’s tree by-laws should 
be reviewed to ensure 
consistency with this 
guideline.” 
(page 5-2, PLAINS ROAD CORRIDOR URBAN 
DESIGN GUIDELINES JUNE 2006)

(page 5-15, PLAINS ROAD CORRIDOR URBAN DESIGN
GUIDELINES JUNE 2006)

existing boulevard trees 
along plains road are to 
be preserved, protected, 
and enhanced with 
additional planting to 
create a constant lush 
green boulevard. a second 
row of ornamental, 
high-branching trees 
is proposed in planters 
between the pedestrian 
sidewalk and the 
commercial entrance. tree 
species shall be carefully 
selected to ensure 
monocultures are avoided 
and a cohesive streetscape 
is achieved.

community design policies 
DISCUSSION
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VISITOR PARKING AREAS

“5.3.1.3 Parking
Major parking areas should 
be located to the side and/or 
to the rear of buildings; some 
short term or visitor parking 
may be permitted in front of 
regional or local commercial 
uses (refer to appropriate 
sections). Vehicular and service 
access from residential streets 
should be minimized. 
Parking areas should be 
well illuminated. Curbed, 
landscaped islands should 
define the ends of 
parking aisles.”

short-term lay-by parking 
along plains road is proposed 
for convenient access to 
commercial units. additional 
parking for the commercial 
units are centrally located 
within the courtyard. 
landscaping and/or feature 
paving clearly define all 
parking spots and help define 
pedestrian space. resident 
and visitor parking will be 
underground.  Access is 
centrally located, within 
the courtyard.

(page 5-20, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

“5.3.1.1 Site Planning Node 
Mixed-use development that 
animates the streetscape and 
provides a variety of uses 
is  Encouraged, particularly 
at village nodes. The front 
building face and entrances to 
buildings should be oriented 
to Plains Road.  A paved, 
illuminated pedestrian walkway, 
should be provided from main 
building entrances to parking 
areas. Pedestrian walkway 
paving should use attractive 
materials or paving patterns.  
Pedestrian walkways should be 
clearly demarcated with curbs, 
changes in paving material or 
other suitable means where 
they cross vehicular routes.”

the proposed mixed-use 
development INCORPORATES A 
VIBRANT COMMERCIAL FRONTAGE 
ALONG PLAINS ROAD. MAIN 
ENTRANCES TO THE RESIDENTIAL 
LOBBIES ARE STRATEGICALLY 
LOCATED AT THE NORTH-WESTERN 
AND NORTH-EASTERN CORNERS 
OF THE SITE. THESE PEDESTRIAN 
ENTRANCES WILL BE emphasized 
WITH SUFFICIENT LIGHTING TO 
ensure a friendly and safe 
EXPERIENCE for pedestrians. 

pedestrian walkways are 
distinctly separated by curbs 
and DIFFERENT  paving.

(page 5-19, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

MAIN ENTRANCES

SECONDARY ENTRANCES

community design policies 
DISCUSSION
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“5.2.6.4 Pedestrian node
Maplehurst Node 
At the intersection of Plains Road 
and Maplehurst Public School 
a pedestrian node should be 
created that accentuates the 
presence Maplehurst Public 
School and provides traffic 
calming and streetscape 
beautification features. The 
design of the node should 
include planting improvements 
adjacent to Maplehurst School, 
integration of a widened sidewalk 
and bus drop-off, landscaped 
medians to provide locations of 
pedestrian refuge, pedestrian 
lighting and signage.”

the development is located across 
from maplehurst public school. 
to enhance the node, additional 
tree planting, decorative paving, 
street furniture and bike parking 
are proposed. This will help create 
a comfortable, vibrant pedestrian 
experience. short-term lay-by 
parking for the commercial units is 
conveniently located along plains 
road. two parallel pedestrian 
walkways will reduce congestion 
and provide refuge from the 
busy street. Signage, lighting and 
landscape have been described on 
previous pages AND WILL BE
FURTHER DETAILED DURING 
THE SITE PLAN APPROVAL PHASe.

(page 5-15, PLAINS ROAD CORRIDOR URBAN DESIGN GUIDELINES 
JUNE 2006)

“5.3.1.2 Built Form 
The design of built form 
should contribute to a more 
attractive, lively streetscape.  
The primary building face 
should be oriented to Plains 
Road and have store entrances 
and display windows, with 
glazed apertures and 
appropriate architectural 
detailing that respects the 
scale of the building and the 
public realm. Built form on 
corner properties at important 
street intersections such as 
the King Road Node and the 
Waterdown Road Node should 
be located at or near the 
minimum allowable setback; the 
design should address both 
street frontages and receive 
special attention to detailing to 
reflect the importance of the 
corner location. Elements 
that relate to a pedestrian 
scale and promote pedestrian 
comfort, such as canopies, 
awnings or projecting 
display windows should be 
incorporated in the building 
design...”

the facade facing plains road 
will have tall windows lined 
in a colonnade framed by 
pilasters. the main entrances 
to the commercial units will be 
at this facade.
 
the main entrances to the 
lobbies are defined by greater 
height of pilasters and 
windows. 

(page 5-19, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

OUTLINE OF EIGHT STOREY BUILDING

OUTLINE OF TOWNHOUSE DESIGN
 

“5.3.1.5 Signage Building design 
The design of commercial 
signage should be of a 
quality comparable to the 
building in its scale, materials 
and consistency.  Commercial 
signage on the building façade 
should generally occur within 
a 1.2m band or facia located 
between 2.5m and 3.6 m above 
average grade. Illuminated 
signage should be designed 
with minimal glare and light 
spillage. Wall mounted accent 
lighting over signboards, or 
individually lit letters should 
be considered as an alternative 
to backlit sign boxes. Signage 
should not be located directly 
on glazed apertures of the 
building face. where multiple 
tenants exist, consistent 
signage design should be 
incorporated into the building 
design, such as block letter 
signage mounted on grilles 
or fascia panels, or placed 
within a monument sign whose 
appearance complements the 
building’s design...”

building signage will conform 
to the above listed guideline. 
the commercial space(s) at 
grade will have consistent 
signage to achieve uniformity in 
the design. 

(page 5-21, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

community design policies 
DISCUSSION



October 30, 2017 16

Urban Design Brief

Maplehurst District
Burlington, Ontario

nts

LOADING

ENTRANCE LANEWAY

GARAGE

LOBBY ENTRY

“5.3.1.4 Service and Loading 
Building design and site 
planning should locate 
loading, service and garbage 
areas at the side or rear 
of the building. Where service 
and loading areas are visible 
due to site planning limitations, 
they shall be screened from 
view with landscaping or built 
structures whose design is 
compatible with the form and 
materials of the building. 
Where street-related 
commercial development has 

loading for the development is 
located at the south west side 
of building “a” and is enclosed 
within the building, away 
from public view. the garage 
entrance is accessible via an 
interior street loop.  planting 
is used to help screen garbage 
areas from private townhouse 
yards. the loading doors are 
not located on a main street 
and are recessed from the 
facade to minimize their visual 
impact.

(page 5-20, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

“5.3.1.7 Local Commercial 
Guidelines
At-grade parking should be set 
back from the front property 
line by a 3.0m landscaped 
buffer with low growing 
shrubs and high canopied trees 
to provide pedestrians and 
motorists partial screening 
from parked cars and asphalt 
paving. Where a development 
property is located at a corner 
flanked by two streets, the 
building entrances should 
be oriented to the primary 
street or to the corner. 
oint access driveways are 
encouraged for use by adjacent 
developments wherever 
possible to reduce curb cuts 
and increase the opportunity 
for landscaping within 
the boulevard. To minimize 
interruptions to the pedestrian 
sidewalk, driveways should 
be no wider than necessary 
to provide adequate vehicular 
access. Outdoor patios should 
be located to compliment the 
development, be integrated with 
streetscape elements and have 
landscaping to provide shade 
and buffers.”  
(page 5-20, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

two separate buildings are 
located within a short setback 
to the property line of the 
primary plains road.

the entry way to the remainder 
of the development is located 
between the two 8 storey 
buildings, this laneway 
is positioned closely to 
the corners and leads to 
townhouses as well as parking. 

at both buildings, the entrance 
is placed at a corner and at an 
angle so that it is easily seen 
from the street as well as the 
pedestrian sidewalk, but is 
distinct and separate from the 
entrances to the commercial 
units. 

paved walkways lead from lay-
by parking to the commercial 
units. landscaping is placed 
between the 
parking and commercial units 
to ensure a visual separation. 
COMMERCIAL visitors parking 
is removed from the plains 
road and placed within the 
development.

OUTLINE OF EIGHT STOREY BUILDING

OUTLINE OF TOWNHOUSE DESIGN
 

no alternative but to locate 
loading doors at the street 
façade, such doors should be 
recessed from the façade to 
minimize their visual impact.  
Waste areas and storage shall 
not face any public street. Such 
areas should be incorporated 
inside the building...”

community design policies 
DISCUSSION
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“5.3.2.2 Medium and High Density 
Residential
Site planning should locate 
built form, having a clear 
visual relation to the street 
and direct access for vehicles 
and pedestrians.  large site 
developments proposing higher 
density buildings whose form, 
orientation or location does 
not adequately address the 
streetscape or the block 
structure of the community are 
discouraged. Surface parking 
areas should be located mainly 
in side yard or rear yard areas. 
Were surface parking extends 
to the front of the lot, it 
should be set back from the 
front lot line by a minimum 
3.0m buffer, landscaped 
in coordination with the 
landscape plan for the 
adjacent boulevard. Surface 
parking areas should include 
treed islands and paved, 
illuminated pedestrian paths.  

SURFACE PARKING FOR 
COMMERCIAL VISITORS 
IS LOCATED WITHIN THE 
DEVELOPMENT AND IS ACCESSED 
BY A LANEWAY THAT LEADS 
TO AN INNER COURTYARD. 
RESIDENTS WILL HAVE PARKING 
UNDERGROUND.

BELOW-GRADE GARAGE 
ACCESS IS PLACED WITHIN THE 
DEVELOPMENT AND NOT DIRECTLY 
FROM THE PLAINS ROAD. LAY-BY 
parking spaces located along 
PLAINS ROAD that ARE SET BACK 
FROM THE FRONT FACADE OF THE 
BUILDING AND SEPARATED BY A 
LANDSCAPE BUFFER. THIS BUFFER 
CONSIST OF EXISTING TREES that 
shalL BE PRESERVED As well as 
an additional row of high-
branching ornamental trees.

MAIN ACCESS LANEWAY

UNDERGROUND GARAGE ENTRANCE

OUTLINE OF EIGHT STOREY BUILDING

OUTLINE OF TOWNHOUSE DESIGN
 

For corner lot developments, 
below-grade parking access 
and egress should be where 
possible provided from the 
adjacent local street, not 
from Plains Road. Provide 
paved walkways from the 
main building entrances to 
the public sidewalk.  Built 
form located 4.0m or less 
from the minimum front 
lot setback should have 
a 3 storey base; the next 3 
storeys above that should 
be set back further by an 
additional 3.0 m. minimum. The 
storeys above that should 
be set back not less than an 
additional 2.0 m. Built form 
located more than 4.0m from 
the front lot setback, can 
have a 4 storey base and the 
storeys above that should be 
set back an additional 3.0 m 
minimum.”

A SECONDARY WALKWAY RUNNING 
PARALLEL TO THE PUBLIC SIDEWALK  
IS SEPARATED FROM THE municipal 
PEDESTRIAN SIDEWALK with a 
landscape buffer consisting of 
masonry planters, ornamental 
planting, decorative unit paving 
and site furnishings.  
the landscape treatment provides  
consistent street edge that 
animates the pedestrian realm.

while the subject proposal 
doesn’t comply to the full 
intent of the setback guidelines, 
the design of the project does 
contain appropriate setbacks 
to create a base. the top two 
storeys of the midrise buildings 
located along the plains road 
frontage are stepped back and 
we believe that this fulfills 
the intent of the guidelines by 
diminishing the street front mass 
of the building while maintaining 
the  appropriate urban street
edge and enhancing the 
pedestrian EXPERIENCE.

(page 5-25, PLAINS ROAD CORRIDOR URBAN DESIGN 
GUIDELINES JUNE 2006)

nts

community design policies 
DISCUSSION

RAISED PLANTERS

PAVERS
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SUN & SHADOW IMPACTS - 
MASSING COMPARISONS

“CAREFUL CONSIDERATION HAS 
BEEN MADE WITH REGARDS TO 
BUILDING MASSING AND ITS 
RELATIONSHIP WITH SUN & SHADOW 
IMPACTS. 

the current massing minimizes 
both the shadow casting of the 
buildingS onto the surrounding 
properties and inside the new 
DEVELOPMENT. THE 8 STOREY 
BUILDINGS ARE LOCATED AT THE 
MAIN PLAINS ROAD while the 3 
storey townhomes are located 
at the back of the property.”

DECEMBER 21 @ 09:00

DECEMBER 21 @ 12:30

DECEMBER 21 @ 15:30MARCH 21 @ 15:30

MARCH 21 @ 09:00

MARCH 21 @ 12:30

JUNE 21 @ 15:30

JUNE 21 @ 09:00

JUNE 21 @ 12:30

SEPTEMBER 21 @ 15:30

SEPTEMBER 21 @ 09:00

SEPTEMBER 21 @ 12:30

nts
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BUILDING MASSING
8 STOREY PLAINS ROAD 
BUILDINGS
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BUILDING MASSING
TOWNHOMES
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BUILDING HEIGHT & DESIGN

BUILDING B FACING PLAINS ROAD

With the redevelopment of 
Plains road KIRKOR chose to 
design a modern building over 
a traditional building as it 
presents an opportunity to use 
modern and unique materials that 
will contribute to the future 
enhancement of the neighbourhood. 
additionally the full one storey 
glass commercial front gives the 
residents a feeling of “moving 
forward” but at the same time 
improving the social sustainability 
of the neighbourhood streetscape. 

furthermore Contextually Plains 
Road does not exemplify much 
precedent for heritage buildings. 
Therefore, The modern architecture 
gives an insight into the City’s 
development over the years and 
shows a sign of progress and the 
potential for future growth. the 
design will be an example of new 
technology and environmentally 
friendly design to reduce 
greenhouse effect.  

The modern design targets  a  
younger demographic; forward-
looking, technologically informed 
and in need of a more affordable 
urban lifestyle. This project is 
designed for the wellbeing of future 
residents and the community.   
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BUILDING MASSING & DESIGN

TOWNHOMES
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SUMMARY

The proposed redevelopment on the subject site at 484 Plains Road will provide a residential development 
that will intensify an existing underutilized commercial site in the city of Burlington. The proposed 
design takes into consideration both the site’s potential and limitations and builds a functional mixed-
use residential housing community that will provide an additional 397 housing units together with 
997m2 commercial space that will be an asset to the community and assist in the region’s mandate to 
create MEDIUM density communities with access to local and regional public transit. 

From a built-form and urban design perspective, the proposed condominium building and townhouse 
unit community will be built of high quality materials that will fit harmoniously within the existing 
Plains Road Neighborhood. Although the massing, height and density of the proposed development is 
of higher than the current adjacent properties, design initiatives to reduce height and mass through 
the use of setbacks, stepping of the façade and minimizing shadow impacts will be implemented to 
mitigate the height and mass of the development AS A POSITIVE PRECEDENT TO FUTURE DEVELOPMENT PLAN 
OF PLAINS ROAD AS A MAJOR ARTERY.

Furthermore, the proposed design will make substantial enhancements to the Plains Road frontage 
and provide an active streetscape with the addition of mixed housing types and commercial edge that 
provides continuity to the street edge and will enhance the urban environment As well as THE SHELTER 
AND COMFORT OF THE PEDESTRIAN REALM. 

The proposed sustainable design features of the project will ensure that both the Region of 
Burlington’s commitment to environmental stewardship is continually being addressed and provides 
a building that will promote environmentally responsible design.

For all the foregoing reasons, it’s is our opinion that the proposed development would be a desirable 
addition to the City of Burlington and will provide a housing community asset for the region.


